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Notice of Completion and Environmental See NOTE Below
Document Transmittal Form

Mail to: State Clearinghouse, P.O. Box 3044, Sacramento, CA 95812-3044--916/445-0613 SE
1. Project Title: Schoepe Tentative Map
2. Lead Agency: San Diego County, DPLU 3. Contact Person: Mr. Joseph DeStefano |l
3a. Street Address: 5201 Ruffin Road, Suite B 3b. City: San Diego
3b. County: San Diego County 3d. Zip: 92123-1666 3e. Phone: (858) 694-3692
Project Location Two miles northwest of the intersection SR 76 and Cole Grade Road within the Pauma Valley Community
4. County: County of San Diego 4a. City/Community: Pauma Valley Community
4h. Assessor's Parcel Nos. 111-070-12 & 13, 111-080-06, 07,
08,09, 10, 14, 15, 16, 17, 18 & 19
4c. Section: 32 Twp: 09S/01W Range: San Bernardino Meridian
5a. Cross Streets: Pala Road & Adams Drive 5b. For Rural, Nearest Community: Pauma Valley
6. Within 2 Miles: a. State Hwy #: b. Airports;
c. Railways: None c. Waterways:

7. Document Type
CEQA: 01.[X] NOP 05.[_] Supplemental/Subsequent EIR  NEPA: 09.[] NOI OTHER: 13.[[] Joint Document

02.[] Early Cons (Prior SCH No.: ) 10.]] FONSI 14.["] Final Document

03.["] Neg Dec 06.[ ] NOE 11.[] Draft EIS 15.[]] Other

04.[] Draft EIR 07.[ ] NOC 12. ] EA

08.[ ] NOD

8. Local Action Type
01.[_] General Plan Update 05.[] Annexation 09.[] Rezone 12.[ ] Waste Mgmt Plan
02.[] New Element 06.[_ISpecific Plan 10.X]Land Division (Subdivision, 13.[]Cancel Ag Preserve
03.[] General Plan Amendment 07.[.JCommunity Plan Parcel Map, Tract Map, etc.) 14.["] Reclamation Plan
04.[] Master Plan 08.JRedevelopment  11.[X] Use Permit
9. Development Type
01.X] Residential: Units 47 Acres 263 07.[] Mining: Mineral
02.[] Office: Sq. Ft.___ Acres___ Employees_ 08.[] Power: Type Watts
03.[] Shopping/Commercial Sq. Ft.____ Acres Employees
04.[] Industrial: Sq. Ft.___ Acres__ Employees____ 09.[ ] Waste Treatment: Type
05.[] Water Facilities: MGD 10.[] OCS Related
06.["] Transportation: Type 11.[] Other:
10. Total Acres 263 acres 11. Total Jobs Created
12. Project Issues Discussed in Document
01.IX] Aesthetic/visual 09.X] Geologic/Seismic 17.] Social 25.[X] Wetland/Riparian
02.X Agricultural Land 10.[] Jobs/Housing Balance 18.[] Soil Erosion 26.[X] Wildlife
03.[X] Air Quality 11.[_] Minerals 19.[] Solid Waste 27.[ ] Growth Inducing
04.[X] Archaeology/Historical 12.[X] Noise 20.[] Toxic/Hazardous 28.X] Incompatible Land Use
05.["] Coastal Zone 13.[X] Public Services 21.[X] Traffic/Circulation 29.[C] Cumulative Effects
06.]1 Economic 14.["] Schools 22.[X] Vegetation 30.[] Dark Skies
07.[] Fire Hazard 15.[] Septic Systems 23.[X] Water Quality 31.[]] Public Health and
08.[X] Flooding/Drainage 16.[<] Sewer Capacity 24.[X] Water Supply Safety
13. Funding (approx.) Federal $None State $None Total $None

14. Present Land Use and Zoning: (19) Intensive Agriculture & (A70) Limited Agriculture

15. Project Description: The project proposes a major subdivision of 263 acres into 47 residential lots and one open space Iot.
The proposal includes a Major Use Permit that has been filed concurrently for a Planned Residential Development (PRD), which
would cluster forty-four of the residential lots on two acre minimum lots in order to maximize the overall open space of the

project. In addition, two large agricultural estates will be left i c tural use. A total of 91.08 acres, or 34.6 percent of the
project area is proposed for the natural open space | roject will utjfze private roads and require public water and sewer
service. é //Eﬁ =

16. Signature of Lead Agency Representative _—27¢ - = Date 5/’0 //9

NOTE: Clearinghouse will assign identification aumbprs’for aH new pro;ectsf-:flf a SCH number already exists for a project (e.g.,
from a Notice of Preparation or previous drafttdocument), please fill it in.



Reviewing Agencies

X Resources Agency

[] Boating & Waterways
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X Dept. Water Resources

[] Rectamation
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X Office of Historic Preservation
X Native American Heritage Commission
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May 21, 2002

INITIAL STUDY FORM

Project Number(s)/Environmental Log Number/Title:
TM 5223RPL; P00-030; Log No. 00-02-035; SCHOEPE TENTATIVE MAP
Description of Project:

The project proposes a major subdivision of 263 acres into 47 residential lots
and one open space lot. A Major Use Permit has been filed concurrently for a
Planned Residential Development (PRD) that would cluster 44 of the residential
lots on minimum two acre lots, to maximize the overall open space of the project.
Two large agricultural estates will be left in agricultural use. The total area
proposed for the natural open space lot is 91.08 acres, or 34.6% of the project.
Approximately 74% of the lots will be in the flatter area of the project.

The project will utilize private roads and require public water and sewer service.
The project is calculated to generate 650 average daily trips (325 inbound/325
outbound) with 15 inbound trips and 35 outbound trips during the AM peak hour
and 45 inbound/20 outbound trips during the PM peak hour. In order to obtain
water and sewer service the project will need to extend the Sphere-of-influence
boundaries and annex to the Yuima Water District.

Project Sponsor's Name and Address:

Adolf Schoepe Enterprises
Ron Ferguson

4060 Sunnyhill Drive
Carlsbad, CA 92008

Project Location:
The project is regionally located in the County of San Diego, within the

Pala/Pauma Subregional Plan. The subject site is located approximately two
miles northwest the intersection of SR 76 and Cole Grade Road, the main artery
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Log No. 00-02-035

of the Pauma Valley Community. The project is situated between the Pala
Reservation on the east and the Wilderness Garden Country Park on the west.
SR 76 forms the southern boundary of the property. The Cleveland National
Forest is on the northern boundary. Specifically, the project is located on the
north side of Pala Road and on the west side of Adams Drive.

Thomas Brothers Coordinates: Page 409, Grid E/6
St Surrounding Land Uses and Environmental Setting:

Land use surrounding the proposed project is primarily designated as Indian
Reservation or Public Parkland. The area to the southeast is zoned intensive
agriculture. The area to the southwest is undeveloped rugged terrain rising up
from the San Luis River valley. A recreational vehicle park is located directly
across SR 76 to the southeast of the project. The community of Pauma Valley is
approximately two miles southeast of the project, along SR 76. Agriculture, large
estate lots, commercial development, and residential use are the components of
the local setting in the community.

The low point of approximately 740 feet above Mean Seal Level (MSL) is on the
southern boundary, adjacent to SR 76. The high point of approximately 1,600
feet MSL is in the northeast corner of the site. Land to the east continues to rise
steeply. Areas to the west of the site are at a lower elevation. The San Luis Rey
River runs parallel to SR 76 past the southwestern boundary of the site. The
topography rises to the southwest of the river.

The area surrounding the project site is characterized as a river valley (Pauma
Valley) with steep slopes that grade down into the San Luis Rey River floodplain.
The site is surrounded by Coastal sage scrub and scattered Coast live oak
woodlands to the northwest and northeast, San Luis Rey River floodplain to the
southwest and fruit groves and public campgrounds to the south border the
project area. The project site is primarily developed with groves of various
commercial fruit trees, but also comprised of riparian scrub, Coast live oak
woodland, Coastal sage scrub, chaparral, pasture land, developed land and
disturbed land. The remainder of the property is comprised of dirt and unpaved
roads and approximately 13 existing structures, including residential dwellings
and numerous ancillary farm structures. Additionally, the property consists of
three major drainages that flow into the San Luis Rey River flood plain, two
distinct areas with the San Luis Rey River Floodplain, and one 3.24-acre
reservoir located along the northeast portion of the property.
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6. General Plan Designation
Community Plan: Pala-Pauma Community Plan
Land Use Designation: (19) Intensive Agriculture
Density: : 1 du/2 acres — 80% of land > 25% slope
1 du/4 acres — average slope > 25% slope
1 du/8 acres — average slope < 25% slope
e Zoning
Use Regulation: A70 (Limited Agriculture)
Density: 1 du/4 acres
Special Area Regulation: None
8. Environmental resources either significantly affected or significantly affected but

avoidable as detailed on the following attached “Environmental Analysis Form”.

Land Use and Planning (includes Community Character)
Agricultural Resources

Air Resources

Geological Issues

Water Resources

Groundwater Resources
Transportation/Circulation

Biological Resources

Noise

Public Services

Utilities and Services

Aesthetics (includes Landform Modification)
Cultural and Paleontological Resources

9. Lead Agency Name and Address:

County of San Diego, Department of Planning and Land Use
5201 Ruffin Road, Suite B MS 0650
San Diego, California 92123-1666

10. Lead Agency Contact and Phone Number:
Joseph DeStefano Il, Environmental Management Specialist |l|

(858) 694-3692
joseph.destefano@sdcounty.ca.gov
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11.

12.

13.

Anticipated discretionary actions and the public agencies whose discretionary
approval is necessary to implement the proposed:

Permit Type/Action Agency
Tentative Map County of San Diego
Major Use Permit County of San Diego
Grading Permit County of San Diego
Clearing and Grading Permit County of San Diego
Habitat Loss Permit County of San Diego
Streambed Alteration Agreement Calif. Dept. of Fish and Game (CDFG)
Endangered Species Act - Section 7
or 10a U.S. Fish and Wildlife Service (USFWS)
Clean Water Act - Section 404 Permit U.S. Army Corps of Engineers
Clean Water Act Regional Water Quality Control Board
Annexation to Yuima Municipal Water
District Local Agency Formation Commission
(LAFCo)

State agencies (not included in #11) that have jurisdiction by law over natural
resources affected by the project:

None.
Participants in the preparation of this Initial Study:

Joseph DeStefano Il, Lead Environmental Analyst, DPLU

Kristin Blackson, Environmental Analyst, DPLU

John Bennett, Environmental Specialist — Noise, DPLU

Laura Maghsoudiou, Environmental Specialist — Geology, DPLU
Donna Beddow, Environmental Specialist — Cultural Resources, DPLU
Brett Solomon, Environmental Specialist- Biology, DPLU

Kray VanKirk, Environmental Specialist — Biology, DPLU

Bill Stocks, Project Manager, DPLU

Ken Brazell, Project Manager, DPW
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14.  Initial Study Determination:

On the basis of this Initial Study, the Department of Planning and Land Use
believes that the proposed project MAY have a potentially significant effect on
the environment. An ENVIRONMENTAL IMPACT REPORT is required.

g i

STEFANO I, E--'Gﬁironmental Analyst Date: May 21, 2002
oufty of San Diego, Deynﬁent of Planning and Land Use
Resource Planning




ENVIRONMENTAL ANALYSIS FORM

DATE: May 21, 2002

PROJECT NAME: Schoepe Tentative Map

PROJECT NUMBER(S): TM 5223RPL; P00-030; BC 00-0205
EXPLANATION OF ANSWERS:

The following questions are answered either “Potentially Significant Impact”, “Potentially
Significant Unless Mitigation Incorporated”, “Less Than Significant Impact”, or “Not
Applicable” and are defined as follows.

“Potentially Significant Impact.” County staff is of the opinion there is substantial
evidence that the project has a potentially significant environmental effect and the effect
is not clearly avoidable with mitigation measures or feasible project changes.
“Potentially Significant Impact” means that County staff recommends the preparation of
an Environmental Impact Report (EIR) for the project.

“Potentially Significant Unless Mitigation Incorporated.” County staff is of the
opinion there is substantial evidence that the project may have a potentially significant
adverse effect on the resource. However, the incorporation of mitigation measures or
project changes agreed to by the applicant has clearly reduced the effect to a less than
significant level.

“Less Than Significant Impact.” County staff is of the opinion that the project may
have an effect on the resource, but there is no substantial evidence that the effect is
potentially significant and/or adverse.

“Not Applicable.” County staff is of the opinion that, as a result of the nature of the
project or the existing environment, there is no potential for the proposed project to
have an effect on the resource.

L. LAND USE AND PLANNING

1. Would the proposal potentially be in conflict with any element of the
General Plan including community plans, land use designation, or zoning?

Potentially Significant Impact.
This project proposes a major subdivision of 263 acres into 46 residential

lots and 1 open space lot. A Major Use Permit has been filed concurrently
for a Planned Residential Development (PRD) that would cluster
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residential development on minimum 2-acre lots. The site is zoned A70
(4) and has a General Plan Designation of (19) Intensive Agriculture. The
site will utilize private roads, public water and sewer.

The following is a plan-by-plan discussion of project planning/design
issues related to the project:

a.

General Plan - Regional Land Use Element

The project is located in the Estate Development Area Regional
Category. This category combines agricultural and low density
residential uses (parcel sizes of two to twenty acres will apply).
Included in the category are those areas outside the Urban Limit
Line but within the boundaries of the County Water Authority. This
project proposes clustering. Clustering is permitted in any land use
designation found compatible with the Estate Development
Category; however, clustering may be limited by conditions stated
in the community or subregional plan text and to appropriate areas
designated on the community or subregional plan map. Clustering
as used in this policy is a development technique in which buildings
or lots are grouped or “clustered”, through an on-site transfer of
density, rather than distributed evenly throughout the project site as
in a conventional subdivision. It is intended that smaller lots shall
be clustered on the more level areas in compensation for larger lots
on the steeper slopes. The total number of building lots or dwelling
units in a cluster development shall not exceed the number which
is allowed by the applicable land use designation and zoning.

This project proposes a planned development and, as such, must
conform to the following standards, as well as to other applicable
County regulations:

o At least 40% of the project is in a permanent open space
easement.

Permanent open space easements are located on a number of
lots. Lot 47 is an open space lot that totals 91.08 acres or 34.61%
of the site. An additional 14.19 acres is required to provide the
minimum 40% required. It appears that there is more than enough
area in proposed open space easements within the residential lots
to attain the minimum 40% requirement.
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o No more than one dwelling unit, along with permitted
accessory structures and uses, shall be permitted on any lot
in a cluster development.

The project is consistent with this standard.

. The minimum parcel size of all parcels not served by
sewers, or a package treatment plant, is one acre.
However, in areas where the predominant slope exceeds
25% grade, no lot shall be smaller than four acres.

This project proposes to be served by sewer from the Yuima Sewer
District.

° The minimum parcel size of parcels served by sewers, or a
package treatment plant, is one acre. However, where
permitted by the applicable community or subregional plan a
minimum parcel size of one-half acre may be allowed
provided the resultant development can be found to be
compatible with the surrounding area and does not exceed
the overall density permitted by the existing land use
designation and zoning. In areas where the predominant
slope exceeds 25% grade, no lot shall be smaller than four
acres. Compatibility shall be based on uses, housing types,
lot sizes and any other relevant factors.

The project is consistent with this requirement.

o Where groundwater is the sole source of water supply, proof
of a long-term groundwater supply is provided consistent
with County Groundwater Policy I-77.

The project proposes to receive water service from the Yuima
Municipal Water District:

. The project would not have a more significant environmental
effect than would an equivalent non-clustered development.

The applicant will need to provide an exhibit showing an “equivalent
non-clustered development” before staff can consider the project
consistent with this standard.
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. The project conforms to any additional criteria, standards or
limitations, which may be required by the applicable
community or sub-regional plan.

b. Community Plan

The project site is located within the Pala-Pauma Subregional Plan
Area and it is subject to the (19) Intensive Agriculture Land Use
Designation. This designation promotes a variety of agricultural
uses including minor commercial, industrial and public facility uses
appropriate to agricultural operations or supportive of the
agricultural population. Clustering when located within the Estate
Development Area Category is permitted. Regional Land Use
Element Policy 1.3 shall govern the minimum parcel size and
maximum number of dwelling units in such cluster development. In
computing the theoretical maximum number of dwelling units, the
following density factors shall apply:

o Where at least 80% of the project area-does not exceed
25% slope: 0.5 dwelling unit per gross acre.

) Where the average slope of the project area does not
exceed 25%: 0.25 dwelling unit per gross acre.

o Where the average slope of the project area is greater than

25%: 0:125 dwelling unit per gross acre.

The average slope of the project site is about 23%. Thus the
project is allowed to propose a density of .25 dwelling unit per acre.
At this density the project area of 263.17 acres would yield 66
dwelling units and the project proposes only 46.

The project is also subject to the provisions of the Pala-Pauma
Subregional Plan Text. The project is generally consistent with the
policies set forth in the text. For instance, Policy 7 of the Land Use
Chapter states:

“7. Avocational agriculture, primarily orchard crops on small
parcels, is found throughout the Pala/Pauma Subregion.
Where the use of land is primarily residential, avocational
agriculture is considered to be of benefit to both the economy
and environment; therefore,
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RECOGNIZE THAT AVOCATIONAL AGRICULTURE IS A
COMPATIBLE SECONDARY USE OF LAND THROUGHOUT
THE SUBREGION.”

The minimum two-acre lots proposed by this project are large
enough to allow avocational agriculture to take place especially if
the existing fruit trees were retained on the site.

The Public Services and Facilities Goal is as follows:

“IT IS THE GOAL OF THE COUNTY OF SAN DIEGO THAT
PUBLIC SERVICES AND FACILITIES BE PROVIDED IN A
PLANNED AND ORDERLY FASHION AND THEY WILL BE
PHASED IN FIVE YEAR INCREMENTS IN RESPONSE TO
EVOLVING AND CHANGING MARKET DEMANDS."

The applicant will need to work with the Yuima Municipal Water
District to provide evidence on how the project will be compatible
with this goal.

The Conservation and Parks Goal is as follows:

“IT IS THE GOAL OF THE COUNTY OF SAN DIEGO TO
PROTECT THE ENVIRONMENTAL RESOURCES
DESIGNATED AS “RESOURCE CONSERVATION AREAS" IN
THE CONSERVATION ELEMENT.

A large portion of the project area is located within the Palomar
Mountain Resource Conservation Area. The sensitive resources
within this area include Oak Woodlands, Riparian Woodlands and
other wildlife habitat. The applicant will need to provide evidence
on how the project is compatible with this Resource Conservation
Area.

C. Board of Supervisors Policy I-59 (Large Scale Projects)

This project is defined as a large scale project because it is located
in a General Plan category other than the Current or Future Urban
Development Areas, is 100 or more acres in size, and it could,
based on existing zoning, develop 50 or more dwelling units. It is
the policy of the Board of Supervisors that large scale projects may
not be approved unless a Specific Plan is prepared that
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demonstrates that the project is consistent with the following

criteria:

° conforms with all existing State laws and local ordinances;

o is consistent with the adopted General Plan Elements
including community pians;

B is compatible with adjacent development;

. is consistent with the County's growth management policies;
and

° will be served by adequate public services and facilities

concurrent with need.

A Specific Plan may be waived for a large scale project if the
Planning Commission or, on appeal, the Board of Supervisors finds
that:

(1)  The project includes all the contiguous property owned or
controlled by the same person or persons, and

(2)  The project will be able to provide for all the improvement
and public services and facilities needed to support the
development of the property at the proposed intensity. Also,
that the proposed intensity is not above the maximum
density or intensity of development permitted by The Zoning
Ordinance without need for a Zone Reclassification.

The applicant must either file an application for a Specific Plan or
provide evidence that the project is consistent with the standards
indicated above.

d. Zoning Ordinance

Density

The project site has a zoned density of .25 dwelling unit per acre.
At this density the project area of 263.17 acres would yield 66
dwelling units and the project proposes only 54.

Other Development Reqgulations

Minimum Lot Area: The 4-acre minimum lot area designator does
not apply to this project because it proposes a planned
development pursuant to Section 6600 of The Zoning Ordinance.
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The Planned Development Standards require the minimum lot
sizes of projects subject to the A70 Use Regulations to be no less
than 50% of the zoned minimum lot size. The project is consistent
with this requirement because none of the proposed lots have a net
acreage of less than two acres.

Building Type: The “C" Designator provides for the single detached
residences proposed by this project.

Height: The “G” Designator provides for 2 stories with a maximum
height of 35 feet. This is typical of most areas zoned for estate
residential uses. No residences are proposed at this time.

Setback: The “C” Designator requires a 60-foot front yard; a 15-
foot interior side yard; 35-foot exterior side yard and a 25-foot rear
yard. These lots are large enough to accommodate the
construction of an estate residence within these setback
parameters.

Special Area Requlations

A portion of the project site is subject to the Flood Plain Special
Area Regulations. The purpose of these provisions is to protect the
public health, safety and welfare and reduce the financial burden
on the County and its inhabitants and property owners by
eliminating or reducing the need for the construction of flood control
channels, dikes, dams and other flood control improvements that
would be required if scattered and unplanned development is
permitted to occur. The applicant is required to submit a drainage
study that will ensure conformance with these regulations.

Major Use Permit for a Planned Development

This project proposes residential clustering. As such it is subject to
the Planned Development Special Area Regulations (5800) and the
Planned Development Standards (6600). The purpose of the
Planned Development Special Area Regulations is to insure the
following:

(1)  the preservation of land areas within the unincorporated
territory of San Diego County which possess unique
characteristics and features of a geographical, geological,



Environmental Analysis Form -8- TM 5223RPL; P00-030
Log No. 00-02-035

topographical, environmental, scenic or historical nature;
and/or

(2)  to permit a more creative and imaginative design for
development of any area than is generally possible under
conventional zoning regulations which will result in more
economical and efficient use of land while providing a higher
level of amenities and open space.

The purpose of the Planned Development Standards is to carry out
the intent of Planned Development Special Area Regulations. A
planned development must consist of an integrated development
located on a single tract of land, or on two or more tracts of land,
which may be separated only by a street or other right-of-way. In
such development, the land and structures shall be planned and
developed as a whole in a single development operation or a series
of operations in accordance with a detailed comprehensive plan
encompassing such elements as the location of structures, the
circulation pattern, parking facilities, open space, and utilities,
together with a program for provision, operation and maintenance
of all areas, improvements, facilities and services provided for the
common use of the persons occupying or utilizing the property.

General Development Criteria.

(1)  Compatibility with Adjacent Land Uses. A planned
development shall be designed and developed in a manner
compatible with and complementary to existing and potential
residential development in the immediate vicinity of the
project site. Site planning on the perimeter shall give
consideration to protection of the property from adverse
surrounding influences, as well as protection of the
surrounding areas from potentially adverse influences within
the development.

(2)  Relation to Natural Features. A planned development shall
relate harmoniously to the topography of its site, make
suitable provision for preservation of water courses, wooded
areas, rough terrain and similar natural features and areas,
and shall otherwise be so designed as to use such natural
features and amenities to best advantage.
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The applicant shall provide evidence using exhibits, if
necessary, to explain how the project is consistent with
these criteria.

The project is generally consistent with most of the planned
development standards. The applicant will need to provide
an analysis of the amount of “usable open space” that will be
provided for each lot.

Section 7358 of The Zoning Ordinance sets forth the
findings that must be made before a Major Use Permit for a
planned development can be granted. The applicant must
provide evidence, including exhibits if necessary, explaining
how the project is consistent with these findings.

e. Subdivision Ordinance

Design Standards

Section 81.401 of the Subdivision Ordinance sets forth design
standards to which all subdivisions must conform. The project is
consistent with these standards except as follows:

(1)

The side lines of all lots shall be at right angles or radial to
the street upon which the lots front with a maximum
deviation of up to 10 degrees allowed. The side lines
between the following lots are not consistent with this
standard: 9/10; 12/13; 13/14; 14/16; 33/37,; 33/34; 38 & 39;
40/41; 41 & 42;.

The applicant must request a waiver of this requirement for
this project or redesign the project so that it is consistent
with this requirement.

It should be noted that the 30-foot private driveway
easement proposed between Lots 8 and 9 might not be
allowed. The wider 40-foot easement would need to be
deducted from the net area of the lots. Since these lots are
currently at the minimum of two acres, an increase in‘the
width of the easement would make these lots less than two
acres and inconsistent with the requirements of the Planned
Development Standards.





